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1. Overview and Introduction 

 

Knight Frank Town Planning acts on behalf of Calardu Silverwater P/L 

(Harvey Norman) as owners of 75 Carnarvon Road, Silverwater 

(otherwise referred at as the ‘holding’). On behalf of Harvey Norman, 

we thank the Greater Sydney Commission (GSC) for the opportunity to 

make this submission in response to the Draft West Central District 

Plan (otherwise referred to as the “Draft Plan”). This submission is to 

be read in conjunction with the strategic positioning paper prepared 

by urban designers Roberts Day.  

 

The Harvey Norman site at Silverwater is strategically located within 

the Greater Parramatta and Olympic Park Peninsula Corridor (GPOP) 

confirmed by the Draft Plan as the “unifying heart at the centre of 

Greater Sydney”. Silverwater in turn is located in the ‘heart’ or centre 

of that Corridor. Few other locations in metropolitan Sydney are as 

well placed in terms of the potential to make a significant 

contribution to urban renewal.  

 

With an area of 4 hectares the Harvey Norman site is of scale to act as 

a catalyst for positive change in the central or Silverwater precinct 

within the wider Corridor. Together with other larger land holdings 

adjacent to the Harvey Norman holding, the area that might otherwise 

be described as ‘Silverwater Central’ is capable of delivering a ‘transit 

ready place’ to support the locating of a station on the proposed 

metro west line connecting Parramatta to Olympic Park and the 

Sydney CBD. The strategic positioning paper by Roberts Day describes 

and confirms the transit orientated potential of Silverwater Central 

and the strategic merit of adopting a transit corridor in a location that 

can significantly transform and unlock the potential of the GPOP. In 

turn, the return on investment in west metro. The draft Plan locates 

Silverwater within the GPOP quarter of Essential Urban Services, 

Advanced Technology and Knowledge Sectors. The Harvey Norman 

site is capable of accommodating such business and employment 

sectors in a manner that is entirely consistent with this role of the 

quarter; the productive place actions of the Draft Plan and the GSC 

aspirations for the quarter of supporting; 

 

 GPOP’s entrepreneurial spirt 

 A centre for smarts, an incubator for innovation and; 

 New modern enterprise opportunity  

The Harvey Norman site and more generally, wider Silverwater 

Central, is able to provide the right setting for technology and 

knowledge sectors to occur underpinned by a high level of urban 

amenity, opportunities for local living and the prospects of a transit 

ready place. These are all aspects of a viable place to attract skilled 

workers to GPOP and more particularly the Silverwater quarter. This is 

entirely consistent with a GPO commitment to a STEAM based 

approach. 

 

In doing so, it is a recommendation of this submission and the 

accompanying Roberts Day submission that the West Central District 
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Plan acknowledge and confirm the location of the Harvey Norman 

holding and surrounds as a technology and innovation hub supported 

by limited residential opportunities. This technology, innovation and 

also transit hub is capable of being delivered by the private sector in 

partnership and collaboration with Government. This is entirely 

consistent with the designation of GPOP by the GSC as Greater 

Sydney’s first Collaboration Area noting that this aims to be an area 

where a significant productivity, liveability or sustainability outcome 

is better achieved through the collaboration of different levels of 

government and in some cases, the private sector or landowners (our 

underlining).  Harvey Norman has the ability and capability to deliver 

a significant planning outcome on this site and more broadly to 

collaborate with adjoining owners of large land holdings in doing so.  

 

 

 

 

Harvey Norman Silverwater – Draft West Central District Plan Priorities  

 

Theme Rate How does Harvey Norman Silverwater align with this priority? 

 

 

A Productive 

Place 

 

 

5 – 

Strongly 

Agree 

o The inclusion of Harvey Norman Silverwater as a technology and innovation hub will directly 

support the role of GPOP as a ‘productive economy’   

o Harvey Norman Silverwater as a technology and innovation hub has the capacity to deliver a 

significantly greater number and density of jobs than that which currently exists as a warehouse 

o Harvey Norman Silverwater will support the role of the GPOP quarter as set out by the GSC. It is 

not necessarily the case that all parts of the quarter need to be set aside for the full range of 

uses anticipated. That is, essential urban services, as well as advanced technology and 

knowledge sectors. The Harvey Norman site at Silverwater is of a size (circa 4 hectares) and a 

location that best contributes to the GPOP economy by the creating of a new urban place with 

high amenity to attract skilled workers, innovative enterprise and western Sydney based 

entrepreneurial opportunities. That is, Harvey Norman Silverwater will add to the productive role 

of the quarter. It will not be at the expense of essential urban services, which will still have an 

important local role to play in other parts of the 
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o Harvey Norman Silverwater will compliment and deliver a new urban place entirely consistent with 

the GSC GPOP vision of transforming Camelia, Rydalmere, Silverwater and Auburn into 21 st 

century essential urban service, advanced technology and knowledge assets.  

o Transforming Harvey Norman Silverwater into a new community for both workers and living is 

entirely consistent with supporting a 21 st century approach to amenity and an environment for 

innovation, skilled workers and entrepreneurship.   

o From inception Harvey Norman Silverwater, can be tailored towards western Sydney needs, skills 

and business by strategic collaborations with higher education, training and local community 

groups.  

o Harvey Norman Silverwater by reference to the Roberts Day submission is well placed to be a 

transit ready place or hub located on a potential alignment of the west metro line. In doing so, 

Harvey Norman Silverwater will be a viable, attractive and competitive centre for high skilled 

workers.  

o Harvey Norman Silverwater is highly accessible to many parts of west central and consistent with 

supporting jobs closer to home.  

o Establishment of a new centre in this location presents the opportunity to align land use and 

infrastructure planning with the potential corridor for west metro 

o Harvey Norman Silverwater has the potential to leverage off and make best use of the public 

investment in west metro  

 

A Liveable 

Place 

 

 

5 – 

Strongly 

Agree 

o Harvey Norman Silverwater is able to provide a high level of amenity for workers and a local 

choice for housing coinciding with being a transit ready neighbourhood  

o A permanent population ensures that the area continues to be activated ‘after hours’ consistent 

with a more livable and safe place.  

o Harvey Norman Silverwater and the potential to include the adjacent larger nearby landholdings 

has the potential to provide for a high level of amenity in close proximity to the Duck Creek Open 

Space Corridor confirmed by the Draft Plan as a priority project for the District Green Grid. In 

turn, a proposed north south continuous walking and cycling link. 
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o Harvey Norman Silverwater will offer models for live- work lifestyles where residential 

complements, rather than competes with business innovation. Harvey Norman Silverwater 

proposes a range of hybrid mixed use building typologies offering entry level start up spaces, 

affordable housing, essential or key worker housing, business incubators and residential.  

o The Roberts Day submission details how Harvey Norman Silverwater will align with the draft NSW 

Architecture and Design Strategy.  

o Harvey Norman Silverwater is ideally placed to plan and provide for essential or key worker 

housing noting its location more generally within the essential urban services quarter. Doing so 

will underpin the role of GPOP as both a productive and liveable place and provide essential  

workers housing in very close proximity to urban services and industry.  

o Harvey Norman Silverwater will be designed to respect the established lower density suburban 

character adjoining to the south  
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A Sustainable 

Place 

 

 

 

5 – 

Strongly 

Agree 

o Harvey Norman Silverwater can be a leading example of a contemporary approach to a 

technology and innovation hub supported by a mix of housing types 

o Harvey Norman Silverwater as a proposed transit ready community will provide for a wide range 

of travel choices and encourage higher densities of both jobs and housing within a walkable 

distance 

o Harvey Norman Silverwater and the potential for adjoining holdings will connect to the Duck 

Creek Open Space Corridor with proposed regional walking and cycling trails 

o In a District wide context, Harvey Norman Silverwater is centrally located to Parramatta, Olympic 

Park and a range of other identified strategic centres. Doing so is entirely consistent with the ‘30 

minute’ city.  

o Harvey Norman Silverwater will ‘retrofit’ a level of services, amenity and facilities not currently 

provided within a walkable distance to the adjoining established residential areas to the south.  

 

Deliverability 

 

 o Harvey Norman Silverwater as a transit ready project intended to service the potential metro west 

rail corridor, provides an opportunities for value capture to provide long term transformation 

infrastructure to meet the needs of the Silverwater quarter  

o Harvey Norman Silverwater provides an opportunity to collaborate with government on a lead 

example of a new technology and innovation hub consistent with the productivity actions of the 

draft Plan 

o With an area pf 4 hectares and the potential for additional larger adjoining land holdings, Harvey 

Norman Silverwater is not constrained by ownership and is capable of delivering an early 

development outcome as a catalyst for transforming the Silverwater quarter.   



 

   
 

2. Recommendations 

 

On behalf of Harvey Norman, we respectfully request the Greater Sydney Commission consider amending the Draft Central West District Plan to 

include the following:  

 

 The Harvey Norman Silverwater holding be acknowledged as a technology and innovation hub contributing to the wider Silverwater quarter 

of which it forms part and the development of a STEM centre in GPOP.  

 The Harvey Norman Silverwater holding be acknowledged as a transit ready neighbourhood coinciding with the locating of a station on the 

proposed west metro rail line.  

 The role of the Harvey Norman Silverwater as a technology and innovation hub be supported by the appropriate mix and density of 

housing.  

 The Harvey Norman holding be acknowledged as model for private sector and government collaboration in a technology and innovation 

transit ready hub. 

 The potential for a collaborative approach with the adjoining large land holdings be considered by the Greater Sydney Commission as part 

of a wider precinct approach to planning and renewal. 
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3. Harvey Norman Silverwater 

 

3.1 Current   

 

The Harvey Norman Silverwater holding comprises of approximately 4 hectares with a street address of 75 Carnarvon Street, Silverwater. The 

holding is bounded on all four sides by existing streets being Carnarvon, Stubbs, Sutton and Derby Streets. The holding comprises the entire 

block as shown on Figure 1:  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 The holding is located within the Silverwater quarter of the GPOP. The nearest established centre is Auburn. To the immediate south of 

Carnarvon Street, is an established residential area comprising of low (detached dwellings) and medium density. To the west, north and east of 

the holding is a range of light industry and warehouses. The Harvey Norman holding is located in what might otherwise be characterised as a 

fringe location in terms of the neighbourhood of which it forms part.   

Figure 1 – Harvey Norman Silverwater 
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In the wider context and adjoining to the north of the Harvey Norman holding are a number of large holdings that collectively provide an 

opportunity for an urban renewal precinct of significant size subject to addressing any local constraints– see Figure 2.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

The Harvey Norman warehouse stores electrical, white goods furniture and carpet for Harvey Norman retail outlets. As a warehouse, the number 

of employees is relatively low and with the changes to retailing trade, the warehouse is now largely surplus to needs.   

 

3.2 Current land use zoning and key planning controls  

 

The principal planning controls applying to the Harvey Norman holding are as follows: 

 

 Zone IN1 General Industrial under the Auburn Local Environmental Plan 2010 

Figure 2 
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 A Floor Space Ratio of 1:1 under the Auburn Local Environmental Plan 2010 

 A very small part of the holding is located within the flood planning area identified by the Auburn Local Environmental Plan 2010 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

By comparison the adjacent residential area is zoned R3 Medium Density Residential. The proximity of medium density to the Harvey Norman 

holding places it within a 400 metre walkable distance of the transit orientated redevelopment on the Harvey Norman holding.  

  

Figure 3 – Zoning Map – Auburn LEP 



 HARVEY NORMAN SILVERWATER  

  

Submission to the Greater Sydney Commission  12 | P a g e  
 

 

4. How does Harvey Norman Silverwater align with the principal themes of the Draft West Central District Plan? 

 

The Harvey Norman holding as a technology and innovation hub is consistent with and will contribute to meeting the principal themes of the 

district planning being:  

 
 

 
 
 
 
 
 
A Productive Sydney  

 
 
 
 
 
 
A Liveable Sydney  

 
 
 
 
 
 
A Sustainable Sydney  

 

A growing city  

A city with smart jobs  

A 30-minute city  

 

An equitable, polycentric 
city  

A city of housing choice 
and diversity  

A collaborative city  

 

A city in its landscape  

An efficient city  

A resilient city 

 

4.1How does the Harvey Norman holding align with a productive Sydney and GPOP? 

 

The Harvey Norman holding will be transformed into a technology and innovation hub consistent with the GPOP quarter aims of supporting 

Essential Urban Services, Advanced Technology and Knowledge Sectors. The size of the Harvey Norman provides an opportunity for an integrated 

approach aligned with a transit ready place. This is entirely consistent with promoting Silverwater and more broadly GPOP, as a viable and 

attractive location for a highly skilled work force supporting technology and innovation. Accordingly Harvey Norman Silverwater will support a 

city with smart jobs and a 30 minute city as a location in the centre of GPOP. The technology and innovation hub will help deliver, transform  and 

be consistent with one of the most ‘ambitious goals’ of GPOP being to create unique and positive connections between science, technology 
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engineering, art and mathematics (STEM)  health, education, sports, culture and business sectors – to drive innovations that arise from an eco-

system of interdependency growth and change. 

 

This aim of GPOP will similarly underpin the aim and purpose of Harvey Norman Silverwater. 

   

Reference is also made to the SGS Economics Report dated September 2016 by the Greater Sydney Commission titled Greater Parramatta and 

Sydney Olympic Peninsula Strategic Vision – evidence base (SGS Report). The SGS Report notes that a part of Silverwater should be reserved to 

provide urban and light industry services for the whole corridor. Elsewhere, particularly on the riverfront, there may be opportunities for future 

commercial and employment spaces. It noted and agreed that some of the Silverwater quarter be reserved however the advantages of the Harvey 

Norman holding and surrounds as a technology/innovation and transit hub with a high level of local amenity provides a competitive basis and 

justification for its transformation from warehousing to higher density jobs. The vision for the Harvey Norman holding as a technology and 

innovation hub supported by a diverse range of housing types is entirely consistent with the future opportunities for GPOP as identified by the 

SGS Report being: 

 

 Grow knowledge-based employment in the corridor building on the significant skilled worker catchment, proximity to Global Sydney, 

increasing role in innovation and globally oriented value chain which will result in higher value employment opportunities. This includes 

both professional and technical services, financial and insurance services, research and development in both health care and advanced 

manufacturing. The corridor is a productive location for employment and this should be harnessed.  

 Continue to support GPOP as a service centre for the growing western Sydney region. There is a growing educated labour catchment which 

will continue to support the growth of employment in the region. Accessibility to western Sydney should be increased to harness these 

opportunities.  

 The young working age/professional workforce who are increasingly residing in the corridor will support employment in the corridor. 

Ways to build lifestyle opportunities and a contemporary sense of community to retain the young population should be considered.  
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 There are significant opportunities to better connect the precincts and assets throughout the corridor through the Parramatta Light Rail or 

say the more recent announcement of the proposed West Metro.  

4.2 How does Harvey Norman Silverwater align with a liveable Sydney and GPOP? 

 

Harvey Norman Silverwater will be the location of a new high density transit orientated development with a high level of local amenity consistent 

with  

 

 Supporting and consolidating development immediately adjacent to land already zoned for medium density housing. It will provide 

for the establishment of a new centre to service the existing neighbourhood. 

 Harvey Norman Silverwater will offer models for live- work lifestyles where residential complement, rather than compete with 

business innovation. Harvey Norman Silverwater proposes a range of hybrid mixed use building typologies offering entry level start 

up spaces, affordable housing, essential or key worker housing, business incubators and residential. Harvey Norman Silverwater is 

ideally placed to plan and provide for essential or key worker housing noting its location more generally within the essential urban 

services quarter. Doing so will underpin the role of GPOP as both a productive and liveable place and provide essential  workers 

housing in very close proximity to urban services and industry.  

It is noted that the Greater Sydney Commission approach to improving affordability is the setting of a target for the provision of 

affordable rental housing in urban renewal and land release areas for the low and very low income households that are the most 

vulnerable. This also relates to supporting a supply of diverse housing types in the private market that are more affordable to key 

workers and moderate income households (underlining added). 

 It will provide a high level of amenity for workers and a local choice for housing coinciding with being a transit ready neighbourhood  

 A permanent population ensures that the area continues to be activated ‘after hours’ consistent with a more livable and safe place.  

 Harvey Norman Silverwater and the potential to include the adjacent larger nearby landholdings has the potential to provide for a 

high level of amenity in close proximity to the Duck Creek Open Space Corridor confirmed by the Draft Plan as a priority project for 

the District Green Grid. In turn, a proposed north south continuous walking and cycling link. 

 The Roberts Day submission details how Harvey Norman Silverwater will align with the draft NSW Architecture and Design Strategy.  
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 I t is noted that the Draft Plan in fig 4-12 GPOP A Liveable City – Housing has not identified Silverwater as a major mixed use urban 

renewal area or with the potential for targeted growth. It is our recommendation that the Harvey Norman Silverwater holding and 

potentially surrounds should be considered at a location for higher density centre transit orientated development that supports its 

role as a technology and innovation hub. This reflects a shift in assumptions as to the potential alignment of the metro west 

corridor that now provides the planning basis and strategic merit for the Harvey Norman holding.   

 

 

4.3 How does Harvey Norman Silverwater align with a sustainable Sydney and GPOP? 

 

Harvey Norman Silverwater has the potential to make a positive contribution to sustainability in the broadest manner in terms of:   

o As a proposed transit ready community, Harvey Norman Silverwater  will provide for a wide range of travel choices and encourage higher 

densities of both jobs and housing within a walkable distance. 

o Harvey Norman Silverwater and the potential for adjoining holdings will connect to the Duck Creek Open Space Corridor with proposed 

regional walking and cycling trails. 

o In a District wide context, Harvey Norman Silverwater is centrally located to Parramatta, Olympic Park and a range of other identified 

strategic centres. Doing so is entirely consistent with the ‘30 minute’ city.  

o Harvey Norman Silverwater will ‘retrofit’ a level of services, amenity and facilities not currently provided within a walkable distance to the 

adjoining established residential areas to the south.  

o As a proposed centre of technology and innovation, Harvey Norman Silverwater will be a leading example of new sustainability 

technologies.  

 

4.4 How does Harvey Norman Silverwater support investment in the West Central District? 
 

Harvey Norman Silverwater as a large site in single ownership has the capacity to deliver a viable new transit orientated centre. In doing so, is 

consistent with a return on public investment in west metro. More broadly Harvey Norman Silverwater has the potential to be an early catalyst 

site in the transforming of GPOP and a demonstration of a collaborative approach between government and the private sector. 
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INTRODUCTION 

Following the announcement by the Greater Sydney 
Commission of the Greater Parramatta and the Olympic 
Peninsula vision (October 2016) and NSW Government 
Metro West, RobertsDay, on behalf of Harvey Norman, 
would like to lodge a submission to the District 
Commissioner. 

RobertsDay would first and foremost like to commend 
the Greater Sydney Commission on the Greater 
Parramatta and the Olympic Peninsula (GPOP) vision. In 
a city experiencing unprecedented growth, delivery of 
GPOP is a critical step in creating a dynamic and thriving 
city. With significant transport investment the GPOP 
will deliver new opportunities generated by increased 
connectivity and intensive growth to transform the 
region. 

The success of Sydney relies on commitment to a 
strong vision to guide change, and underpinning the 
changes over the next 30 years is the establishment of 
a ‘unifying heart’ for the city, a central location that links 
the east and the west. A coordinated and consistent 
approach to revitalisation is a key part of success. 

In particular, we are supportive of the vision for 
Silverwater (and surrounding Rydamere, Camellia 
and Auburn) to become the “Essential urban services, 
advanced technology and knowledge sector” of the 
GPOP which will become a true economic asset in the 
form of a 21st Century employment hub. 

Specifically, it will be:   
• An entrepreneurial spirit
• An incubator for innovation
• A new modern enterprise opportunity 

However, we note that the there is a failure in the GPOP 
and the West Central District Plan to acknowledge 
that Silverwater has a significant residential population 
(approximately 30-40% of the locality), nor the 
transformative potential of the future Metro West.  

As such, we wish to provide feedback and ideas for 
this quarter for Silverwater to become a transit-oriented 
mixed use precinct. Silverwater must diversify uses and 
improve amenity to ensure its success as an innovation 
hub, and the optimal location of the proposed new 
Metro. 

Specifically, this submission will provide an overview 
of research surrounding successful innovation 
districts, including new models for ubran living. It will 
then expand on GPOP’s vision for Silverwater as a 
neighbourhood and highlight its potential to act as 
central hub for residential and employment uses. To 
demonstrate the value of the of the proposed role of 
Silverwater, this submission will also include a proposal 
for the redevelopment of the Harvey Norman site, 
envisioned to be the central focus for the precinct. 

SILVERWATER METRO WILL BE THE 
CATALYST TO TRANSFORM THE 

PRECINCT INTO A PULSATING, 21ST 
CENTURY HUB OF KNOWLEDGE 

WORKERS SEEKING NEW MODELS 
OF URBAN LIVING. 

VISION

GPOP
Sydney’s 
Unifying Heart

QUARTER 3:  
ESSENTIAL SERVICES 
21st Century 
employment hub 

SILVERWATER 
NEIGHBOURHOOD 
Transit-ready 
transition zone 

HARVEY 
NORMAN SITE
Mixed use hub
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STRATEGIC CONTEXT 

Key Features of GPOP (Greater Sydney Commission) 

GPOP Quarters (Greater Sydney Commission) 

Site 

In October 2016, the Greater Sydney Commission 
released it’s draft vision for the Greater Parramatta and 
the Olympic Peninsular, or GPOP. It is a priority precinct 
and the first Collaboration Area to be announced by the 
GSC. 

THE VISION
The GPOP document outlines the vision for the area, 
which is to become the central unifying heart of Sydney. 
It will build on the area’s existing assets, and current 
and future investment will ensure that it is a highly 
accessible and connected destination. 

The goals for GPOP are: 
• A central city close to Sydney’s heart
• A link forging one Greater Sydney
• A jobs hub within reach of skilled workers
• An attractive place to invest
• A place of celebrated natural beauty

THE QUARTERS  
GPOP includes four precincts, or ‘quarters’, each linked 
by Parramatta River and the future Parramatta Light Rail. 
Each of the quarters will have a distinct character and 
play a different role within the area. 

There areas are: 
1. Parramatta CBD and Westmead Health and 

Education Super Precinct
2. Next Generation Living from Camellia to Carlingford
3. Essential Urban Services, Advanced Technology 

and Knowledge Sectors in Camellia, Rydalmere, 
Silverwater and Auburn

4. Olympic Park Lifestyle Super Precinct

Silverwater lies within 
Quarter 3, ‘Essential 
Urban Services, 
Advanced Technology 
and Knowledge 
Sectors’. 

Site 

DRAFT WEST CENTRAL DISTRICT PLAN 
The GPOP sits within, and anchors, the West Central 
District, which will be guided by the West Central 
District Plan. The GPOP Vision and the District Plan site 
alongside each other. 

The Draft West Central District Plan (released November 
2016) is the guiding document for the Blacktown, 
Cumberland, Parramatta and The Hills. It focuses on 
promoting economic development to create a core 
transport and services hub that will operate as Sydney’s 
‘Central City’. It outlines housing and job delivery and is 
directed by three priorities; liveability, productivity and 
sustainability.  
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THE FUTURE OF 
SILVERWATER
PUTTING THE ‘POP’ IN GPOP 
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KEYS TO A SUCCESSFUL                
METRO-VATION DISTRICT 
VISIBILITY 
Provide public, open and visible places for people to 
work, linger and meet to encourage ‘open innovation’ 

DIVERSITY
Ensure a strong mix of uses on site to support 
employees needs  

CONTINUITY
Ensure social capital and people productivity is 
not wiped out in order for an innovation district to 
flourish; protect the existing urban fabric 

SOCIABILITY
Encourage and foster the building of social ties 
and relationships to encourage collaboration and 
information sharing by providing comfortable public 
spaces 

PROXIMITY
Physically and psychologically; walkable streets, 
active frontages and vibrant public spaces ensure 
that provide for public life for spontaneous meetings 

MOBILITY 
Connect the district to the broader city through 
multiple and frequent transit modes, so innovators 
can be located in more affordable areas while still 
being accessible 

FLEXIBILITY
In the built environment, to deliver physical 
improvements quicker that can be tested to improve 
the functionality of the district. 

UNITY
A holistic vision implemented with strong governance 
that focuses on collaboration between stakeholder

Source: Brookfield Institute & Project for Public Space 

GPOP 
COMPLIANCE 

PROPOSAL 
COMPLIANCE 

Kendall Square Innovation District, Massachusetts

LIVING INNOVATION 

A recent interest in the ‘innovation district’ urban 
phenomena has led to a large body of research on 
the land use. According to American think tank The 
Brookings Institution and Project for Public Spaces, a 
successful innovation district includes a mix of uses 
and amenities, in addition to and underpinned by 
employment. 

The ideal model for an innovation district is one that 
is liveable and connected. This means that in addition 
to business and employment uses, the district should 
include a significant permanent residential population. 
In addition, it should be highly accessible by public 
transport. 

The Australian economy is transitioning and increasingly 
reliant on knowledge hubs, innovation districts and 
collaboration across all industries, including advanced 
manufacturing, technology and research. 

GPOP correctly notes that a successful city must 
include, in addition to commercial and knowledge-
based employment, modern industrial areas that 
integrate manufacturing, industry and technology, 
or ‘essential urban services’. Silverwater, in addition 
to Rydlemere, Cameila and Auburn, have been 
earmarked for these uses, set to become a 21st 
century employment hub that builds and expands on 
its existing role, essentially creating a manufacturing-
based innovation district. In fact, the GPOP states 
that this quarter should “drive innovations that arise 
from an ecosystem of interdependency, growth and 
change”, by capitalising on existing business networks, 
local supply chains and proximity to universities 
and commercial CBD. This will lead to intensifying 
employment opportunities and encouraging start-ups 
and entreprenurialship. 

21ST CENTURY LIVING 
Noteably, the GPOP vision does not acknowledge a 
residential component in Silverwater.  While the vision 
for the quarter is strong, the lack of acknowledgment 
or support for significant residential development in 
the precinct may impact the viability and success of the 
vision. 

A residential component is essential to an innovation 
district. While local employees are essential for the 
activation of the quarter during business hours, 
residential ensure that local businesses are supported 
and activity is maintained at night and on weekends. 
A local residential population also has the potential to 
provide the future talent that innovation districts need in 
order to remain competitive. 

The benefits of including residential include:
• A permanent population that ensures the area 

continues to be activated after employees have left 
• Supports the inclusion of amenities, such as retail, 

hospitality and recreational and lifestyle uses 
• Opportunities for residential to live close to 

employment, reducing travel times 
• Capitalise on young workforce – Millennials are 

more likely to want to live and work in close 
proximity in vibrant neighbourhoods 

• Does not risk displacement of existing residential 
community; inclusive growth

NEXT GENERATION TRANSIT HUB  
The GPOP also does not include discussion or 
principles about public transport connectivity in 
Silverwater, despite it being an essential ingredient to 
innovation districts. The inclusion of a metro station 
will work towards the Greater Sydney Commission’s 
goal of a 30-minute Sydney. The site’s is strategically 
located in the centre of Silverwater, ensuring maximised 
catchments. Easy accessibility will also ensure that the 
area is attractive to youth and talent. 
 
VIBRANT TRANSITION ZONE 
As GPOP matures, Silverwater has the potential to 
be a vibrant transition zone, linking residential areas 
of Newington to innovation districts of Camellia and 
Rydalmere. Building on the existing community and 
mixed urban fabric, the co-location of manufacturing, 
industry, universities will foster the development of a 
district that is lively and connected to the rest of GPOP. 
With a permanent residential population to support 
the employment base, Silverwater has the potential 
to be a 18-hour activity hub that values and supports 
serendipitous meetings, idea and knowledge exchange, 
and entrepreneurial endeavours. 
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By attracting a youth, talent and diversity in the 
workforce, the second goal of the Silverwater Metro is 
to facilitate new ideas through the spontaneous meeting 
of workers within new settings marrying the public and 
digital realms.  Knowledge-based places including 
business incubators, start-up spaces, university space 
and public plazas will facilitate the shift towards a new 
innovation economy and away from the internalised silos 
of specialisation. These places will be the landing spots 
for collaboration, ad hoc gathering and cross pollination 
of ideas. They will transform sites with poorly defined 
street edges, internalised buildings and car dominated 
streets into places that make visible the production 
of ideas and experimentation.  Contrast against 
specialised institutions with a limited audience, the public 
accessibility and visibly of Silverwater Metro will foster a 
culture of innovation.  

Facilitate new ideas and 
innovation economy 2GO

A
L

Expand the innovation 
possibilities for Silverwater 1GO

A
L

The first goal of the Silverwater Metro is to evolve 
the innovation possibilities for Silverwater by Harvey 
Norman’s willingness to strategically triangulate start-up 
and inncubator space, transport and residential in a way 
that enhances the identity of the different parts of the 
GPOP and this quarter, to ensure it is more than the sum 
of its parts. It includes the possibility for a new anchor 
institution, such as university campus. 

Strengthen mobility and transit 
across Silverwater and beyond 3GO

A
L

The third goal of Silverwater metro is to strengthen 
connectivity across Silverwater and beyond.  For 
urban mobility it means a Metro West line in the centre 
of Sydney, linking the east to the west. For smart 
advancement this may mean using Silverwater Metro to 
analyse behaviour patterns across different sectors to 
discover new possibilities through to early adoption of 
building technologies. 

Offer new models for live-work 4GO
A

L

The fourth goal of Silverwater metro is to offer new 
models for live-work lifestyles, where residential 
complements, rather than competes with, business 
innovation.  Silverwater Metro proposes hybrid mixed-
use building typologies offering entry level start-up hub, 
affordable unit, business incubators, university space 
and residential. For example, immediately adjacent 
to proposed Metro station the opportunity exists to 
create towers that unlock the potential for commercial 
floor space, retail, university and residential to co-exist 
vertically.  Cities ranging from Vancouver to New York to 
Sydney City are exploring similar models.  In New York 
the recently approved 8 Spruce Street project marries a 
residential tower, vertical hospital and public school in its 
podium.  It is anticipated Silverwater Metro’s station site 
will offer a programme just as bold.
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Olympic Park Metro

Camila Metro

Silverwater Metro

Parramatta Metro

Rosehill Metro

Newington Metro

Carter Metro

Metro Line

Light Rail

NEXT GENERATION TRANSIT 
Strategically located within the Metro West 
corridor, the proposed Silverwater Metro will 
be a next generation model for transit-oriented 
development. 

TRANSIT-READY 
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Western Motorway

TRANSIT ACCESSIBILITY
Silverwater is highly accessible by road and rail. The 
M4  lies to the south, Auburn Station to the south and 
Rosehill station to the west. 

The construction of the light rail will increase 
connectivity and accessibility by public transport. 

15 16
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PROPOSED LIGHT RAIL ROUTE
The Parramatta Light Rail route is an essential 
component of GPOP and will link the CBD to Westmead, 
traversing the river and running through Silverwater. 
A light rail stop is proposed to be constructed 
approximately 1km from the site. 
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TRANSIT-READY NEIGHBOURHOODS
The corridor between the light rail and the M4 has a 
number of walkable, ‘transit-ready’ neighbourhoods 
(approximately 400m radius). To further prepare 
these neighbourhoods for future light rail and metro 
investments, these neighbourhoods must density and 
improve infrastructure and facilities to create a true 
transit destination. 

19 20
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NEIGHBOURHOOD IDENTITY 
Each of the neighbourhoods within the corridor 
has a identity and character, developing into distict 
communities. Silverwater is dominated by warehouses 
and logistic uses, with a small proportion of low and 
medium density residential development. 

2221
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?? ??? ?
Western Motorway

LOCATION OF WESTERN SYDNEY 
METRO
A new metro line is a necessary, but large, investment 
for the central west, and as such should be utilised to its 
maximum potential. 

While there has been no commitment to the 
construction of a new metro, there has been some 
discussion surrounding the potential route (see for 
example, Deloitte and Aurecon’s Western Sydney 
Airport Fast Train - Discussion Paper, March 2016). 

2423
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OPTIMAL METRO ALIGNMENT
RobertsDay believes the most ideal location for the 
proposed metro lies between the Light Rail and the M4. 

Metro alignments located too close to the Parramatta 
River or the M4 will impact transit catchments (i.e. less 
people within 400m of the transit stop). 

This proposed location will be particularly beneficial for 
future employees in the quarter, and even more so if 
there is residential development. 

2625
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ILLUSTRATING 
THE VALUE 
THROUGH THE HARVEY NORMAN SITE 



Submission to the Commissioner - Silverwater 3029

SILVERWATER WILL BE...
A SUCCESSFUL TOD SUPPORTING A 30 MINUTE CITY 

A LIVELY DISTRICT THAT THRIVES ON COLLABORATION AND INTERDEPENDENCY

A PLACE THAT FACILITATES THE CREATION AND COMMERCIALISATION OF NEW IDEAS

AN ORGANIC TRANSITION BETWEEN RESIDENTIAL AND INNOVATIVE MIXED USE 

ATTRACT AND RETAIN YOUNG PROFESSIONALS AND CULTURAL DIVERSITY  

A NEW MODEL FOR URBAN LIVING 

AN ENTREPRENURIAL MODEL FOR TRANSIT ORIENTED DEVELOPMENT 

INNOVATE LIVE CONNECT

106,000M2  OF SPACE 
DEDICATED TO BUSINESS 
INCUBATORS   

1,600 NEW DWELLINGS NEW METRO STATION 
CONNECTING TO GREATER 
SYDNEY 

The Harvey Norman site is the ideal location 
for a mixed use development in the new 
Silverwater, providing employment, housing 
and amenity. Strategically located in the heart 
of Sydney, it will be highly accessible and 
offer an opportunity to act as a catalyst for a 
successful live-work innovation clusters. 

THE 
PROPOSITION
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VISION HIGHLIGHTS : 
SILVERWATER METRO
The proposal will deliver five key benefits to 
government, including a university hub, start up space 
and incubator to work together towards idea creation 
and knowledge sharing, a transit plaza for lingering, 
meeting and socialising, and retail hub surrounding a 
metro station. 
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Rosehill Gardens

Western Sydney University

West�eld Parramatta

Parramatta Park
Sydney Olimpic Park

Homebush

Concord West

Concord

Silverwater

Ermington

Rydalmere

Rosehill

SITE

LOCATIONAL CONTEXT 

Silverwater is a place with a distinct role and function 
in Sydney. It is a significant economic asset and 
employment district dominated by small and medium 
businesses operating from warehouses, distribution 
centres and small commercial business parks. 

Silverwater is a transit-ready suburb, close in proximity 
to road, heavy rail, future light rail and Metro. Its function 
has been strongly influenced by close proximity to the 
M4 and Parramatta road to the south and Silverwater 
Road running through it. Silverwater Correctional 
Complex is located in the north-east corner of the site. 
A small amount of single storey detached dwellings are 
located in the south of the site. 

The building stock is ageing and is in need of renewal 
and buildings generally do not exceed two storeys. The 
public domain is generally in need of improvement. 
Many verges do not have footpaths and there are few 
public spaces, limiting public life. Amenities are also 
limited and include a number of poor quality cafes and a 
club.  There is a small amount of greenspace in the form 
of three parks.  

However, the existing road network/urban block fabric, 
are well suited to walkability. A traditional grid pattern 
makes legibility easy and there are small blocks and 
pedestrian throughlinks. 
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THE SILVERWATER COMMUNITY 

A distinct, albeit small, population currently resides 
in Silverwater, which has the potential to be a valuble 
asset to the quarter. Supporting the retention and 
growth of this population should be a key goal for the 
GPOP’s vision for Silverwater and the quarter. Their key 
characteristics are highlighted as follows.

POPULATION SUMMARY 

YOUNG WORKING POPULATION 

SMALL & MULTI-GENERATION HOMES 
 

2017 POPULATION

POPULATION 
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The Harvey Norman site is the ideal location for a 
mixed use precinct. Located in the centre of a precinct 
bound by the M4, Silverwater road and Duck River, it 
is highly accessible by car, which has been essential 
to its current function. It is a 7 minute drive or 8 minute 
cycle from Auburn Station, located 2km southwest. In 
addition, the site is expected to be within 2km of the 
future Parramatta light rail, and there is potential for 
a western sydney metro line to be constructed in the 

future (route yet to be investigated), linking Parramatta 
to Sydney Olympic Park, and likely traversing near the 
site. 

The site is wholly occupied by a two story brick 
warehouse and is a under single ownership. The façade 
presents poorly to the surrounding area, offering four 
blank walls that do not foster activity or public life. 
Warehouses are located to the north, east and west, and 
medium density residential development to the south.  

SITE PROFILE

37

HARVEY 
NORMAN SITE 

RESIDENTIAL 
DEVELOPMENT 

WAREHOUSES
WAREHOUSES

PARRAMATTA 
RIVER
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STRATEGIC MERIT  

WEST CENTRAL DISTRICT PLAN 
The Central West District Plan was released by the 
Greater Sydney Commission in conjunction with the 
GPOP vision in November 2016. The District Plan 
focuses on three priorities to be delivered in the District 
(and across Sydney). These are:
• Productivity
• Liveability
• Sustainability

GPOP VISION  
The GPOP includes goals for the precinct as a whole 
and for the quarter. 

The GPOP will be: 
• A central city close to Sydney’s heart
• A link forging one Greater Sydney
• A jobs hub within reach of skilled workers
• An attractive place to invest 
• A place of celebrated natural beauty 

The quarter will be: 
• An entrepreneurial spirit 
• A centre for smarts, an incubator for innovation
• New modern enterprise opportunity 

DESIGN PRINCIPLES

DRAFT NSW ARCHITECTURE AND 
DESIGN STRATEGY
The Government Architect’s Architecture and Design 
strategy articulates the means and methods to value 
and improve the built environment and public domain. 
Leveraging the GA200+ series of forums, workshops 
and discussions delivered to date, it offers directions 
towards design excellence at the scale of cities and 
towns, the public realm, and buildings.

From a planning perspective, the Draft Policy directly 
references existing State Environmental Planning 
Policies,  Local Environment and Development Control 
Plans and influences the development of new ones. 

THE OBJECTIVE 
The strategy aims to create a safe, equitable, 
sustainable built environment, which is distinctive 
and of its place, creates value and is fit for purpose. 
This report dovetails our site’s design response with 
the Government Architect’s principles to ensure best 
practice not just for our site, but regionally. 

THE PRINCIPLES
Collectively, the principles, seen to the right, aims 
to achieve the kinds of urban places and spaces 
we collectively aspire to, how we deliver these and 
ultimately move towards better understanding, 
measuring and capturing the benefits of good design

According to the Strategy, it is anticipated the ongoing 
development of the Draft Policy and its subsequent 
Design Guidelines will reference existing State 
Environmental Planning Policies, Local Environment 
and Development Control Plans and influence the 
development of new ones. We must ensure a design 
response for our site ties into these efforts.   

We want to do our part to respond to greater housing 
and economic challenges facing Sydney and New South 
Wales and set a precedent for sustainable development 
moving forward. 

The proposal meets the seven design principles in the 
document. 

CONTEXTUAL, LOCAL, AND OF
ITS PLACE

1

SUSTAINABLE, EFFICIENT AND DURABLE

2

EQUITABLE, INCLUSIVE AND DIVERSE

3

ENJOYABLE, SAFE AND COMFORTABLE

4

FUNCTIONAL, RESPONSIVE AND FIT FOR 
PURPOSE

5

VALUE-CREATING AND COST EFFECTIVE

6

DISTINCTIVE, VISUALLY INTERESTING AND 
APPEALING

7

The proposal adheres to these three priorities in the 
following ways: 

PRODUCTIVITY 
Increase employment density and 
encourage innovation and productivity 
through co-location and sociability  

LIVEABILITY
Creating a vibrant mixed use hub with 
amenity for residents 

SUSTAINABILITY 
Providing more jobs and housing close to 
one another and along public transport 
corridors to improve accessibility  

The proposal meets the goals and 
objectives in the GPOP document in the 
following ways: 
• Provision of a business incubator and start 

up spaces 
• On-site residential population of young 

workers to create a live-work hub
• Public spaces to encourage cross-

pollination of ideas leading to innovation
• A metro station for optimal accessibility 
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PRECEDENTS & INSPIRATION 

Boston Seaport, MassachusettsSchuylkill Yards, Philadephia 

District Hall, Seaport Square 

Jewell Train Station, Melbourne 

National Creative Cluster, Beijiing 

St. Thomas, Gold Coast  
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